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1.0 REQUEST/PROJECT DESCRIPTION

A request on behalf of Jones Land Use Planning, LLC, agent for Gleason Family Vineyards, LP for
a Minor Conditional Use Permit to allow up to two commercial gatherings per month, twelve
gatherings per year on the subject property. The gatherings would occur within one of two
designated event areas on the property. Each gathering will be limited to 150 guests and
approximately 10 event employees. All facilities for the gatherings will be portable and temporary
in nature, including but not limited to an event tent, portable restrooms, portable catering
amenities, a rental dance floor, rental dining tables & seating, temporary lighting and restroom:s,
and temporary sound equipment. All temporary exterior lighting will comply with the Outdoor
Lighting Regulations of the Santa Ynez Valley Community Plan area. Food will be prepared onsite
in licensed food trucks or mobile kitchens. No permanent improvements are proposed as part of
the project.

The commercial gatherings will be conducted on twelve (12) Saturdays per year from 3:00 pm —
10:00 pm. All amplified noise and lighting will end by 10:00 pm. Set up for an event will be
conducted after 8:00 am on the Friday preceding the event and clean up will be completed within
48 hours of the event’s end at 10:00 pm on that Saturday. All noise generating activities related
to equipment set up and clean up will be limited to the hours of 8:00 am to 10:00 pm.

Access to the site for all event-related transportation will be provided from Refugio Road by a 12
foot wide shared driveway. Separate access is provided from Highway 154 by a 16’ wide, asphalt
private driveway along the east side of the property. Access from this driveway will remain
limited to the existing residential and agricultural uses on the property. Event guests will be
required to arrive and depart via shuttle service from the Landsby Hotel in Solvang, Santa Ynez
Inn in Santa Ynez, Fess Parker Inn in Los Olivos, and other similar local hotels. Shuttle Services
will be contracted with licensed and insured companies with trained, professional drivers,
including but not limited to Santa Barbara Airbus, Limo Link Transportation and Jump on the
School Bus, LLC. Twelve parking spaces will available onsite for event staff and members of the
event party and three spaces will be available for shuttles.

The property is currently utilized for residential and agricultural uses including horse boarding and
row crops. Existing development includes a single-family dwelling, four agricultural employee
dwellings, and six agricultural accessory structures. The property is served by an onsite wastewater
treatment system, private water well, and the County Fire Department. Agricultural water is
provided by the Santa Ynez River Water Conservation District. However, no water or wastewater
treatment services will be required for the project due to the temporary nature of facilities. The
property is a 24.71 acre parcel zoned Agriculture | (AG-1-40) shown as APN 141-030-025 and is
located at 2121 San Marcos Pass Road, in the Santa Ynez area, Third Supervisorial District.
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2.0 PROIJECT LOCATION

The project is located at APN 141-030-025, known as 2121 San Marcos Pass Rd. in the Santa Ynez
area, Third Supervisorial District:

2.1 SITE INFORMATION

Comprehensive Plan Rural, Inland, Agricultural Commercial (minimum parcel size of 40 acres)
Designation

Zoning District, Ordinance LUDC, AG-1-40, minimum parcel size of 40 acres

Site Size 24.71 acres

Present Use & Development | The property is currently utilized for residential and agricultural uses
including horse boarding and row crops. The property is developed with a
single-family dwelling, four agricultural employee dwellings, and six
agricultural accessory structures.

Surrounding Uses/Zoning North:  AG-I-40; Roblar Winery,
Highway 154
AG-1-20: Single Family Dwellings, Agricultural Accessory Structures,
equestrian facilities and arenas, Wineries, Dunn School
South: AG-I-10; Single Family Dwellings, Agricultural Accessory Structures
East: AG-I-5, AG-I-10, AG_I-40; single family dwellings, residential
accessory structures, barns, small scale row crop cultivation, pastures,
equestrian facilities and riding arenas.
West:  AG-I-10; single family dwellings, residential accessory structures,
barns, pastures, small scale row crop cultivation, equestrian facilities and
riding arenas.

Access Shuttle and event employee access to the site will be provided from a shared
driveway off of Refugio road. Emergency access and access related to the
primary residential and agricultural uses will continue from a private
driveway off Baseline Avenue.

Public Services Water Supply: Domestic private well, Agricultural water meter
Sewage: Private onsite wastewater treatment system
Fire: Santa Barbara County Fire Department, Station #32

3.0 ENVIRONMENTAL SETTING

3.1 PHYSICAL SETTING

Slope/Topography: The topography on the subject parcel is primarily flat with a gentle rise in
elevation at the southern and western property line adjacent to Baseline Avenue and Highway 135.
The designated event areas will be located in the center of the parcel. Event Area No. 1 has less than
a 5% slope. Event Area No. 2 has a slope of less than 10%.
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Flora: The project site contains primarily ornamental shrubs, non-native trees and native trees. The
majority of the property has dirt or gravel surface materials associated with the current agricultural
use.

Fauna: The project site is located outside of any mapped special status plant or animal species
per the California Natural Diversity Database (June, 2020). Additionally, the proposed event uses
will confined to disturbed areas developed mainly with turf grass and agricultural pastures.

Archaeological Sites: There are no known archaeological sites located on the subject parcel. The
proposed project site will be located within a previously disturbed area adjacent to existing
agricultural and residential development. No structural development is proposed as a part of this
project.

Soils: The soils on the project site are classified as Ballard gravelly fine sandy loam and elder shaly
loam with 0 to 15 percent slopes per the Soil Conservation Service soil mapping classifications. Both
soil types consist of well-drained sandy loam that formed from alluvial fans and is derived from
sandstone and acid shale.

Surface Water Bodies (including wetlands, riparian areas, ponds, springs, creeks, rivers, lakes,
and estuaries): No surface water bodies exist on the subject parcel. The nearest water bodies are
over 1,000 feet away from the property lines of the subject parcel.

Existing Structures: The subject parcel contains a primary single-family dwelling, a pool, four
agricultural employee dwellings, five barns and workshop.

Surrounding Land Uses: The subject parcel is located near other agriculturally and residentially
zoned parcels. Surrounding parcels contain land uses similar to existing development on the subject
parcel, including single family dwellings, residential accessory structures, barns, vineyards,
pastures, equestrian accessory structures and riding arenas.

3.2 ENVIRONMENTAL BASELINE

The environmental baseline from which the project’s impacts are measured consists of the physical
environmental conditions in the vicinity of the project, as described above.

4.0 POTENTIALLY SIGNIFICANT EFFECTS CHECKLIST

The following checklist indicates the potential level of impact and is defined as follows:

Potentially Significant Impact: A fair argument can be made, based on the substantial evidence
in the file, that an effect may be significant.

Less Than Significant Impact with Mitigation: Incorporation of mitigation measures has reduced
an effect from a Potentially Significant Impact to a Less Than Significant Impact.
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Less Than Significant Impact: An impact is considered adverse but does not trigger a significance
threshold.

No Impact: There is adequate support that the referenced information sources show that the
impact simply does not apply to the subject project.

Reviewed Under Previous Document: The analysis contained in a previously adopted/certified
environmental document addresses this issue adequately for use in the current case and is
summarized in the discussion below. The discussion should include reference to the previous
documents, a citation of the page(s) where the information is found, and identification of mitigation
measures incorporated from the previous documents.

4.1 AESTHETICS/VISUAL RESOURCES

Less than Reviewed
. . Signif. Less Than Under
Will the proposal result in: Poten. with Signif. No Previous
Signif. Mitigation Impact Document
a. The obstruction of any scenic vista or view X
open to the public or the creation of an
aesthetically offensive site open to public
view?
b. Change to the visual character of an area? X
c. Glare or night lighting which may affect X
adjoining areas?
d. Visually incompatible structures? X

Setting: The landscape of the Santa Ynez Valley is generally defined by rolling topography, natural
patterns of oak woodlands, riparian areas and grasslands, and mountains to the north and south.
Numerous creeks and streams are found throughout the region and generally drain to the Santa
Ynez River, which flows in an east-west direction along the southern portion of the Santa Ynez
Valley Community Plan (SYVCP) area.

Land use throughout the Santa Ynez Valley is varied, with most of the development occurring in
the communities of Los Olivos, Santa Ynez, Ballard, Solvang and Buellton, and on the Santa Ynez
Band of Chumash Reservation. A defining visual characteristic of the Santa Ynez Valley is the
compact and unique form of its communities, which are separated by expanses of agricultural
lands and open space. Throughout portions of the Valley, scattered ranches and ranchettes can
be seen in the landscape. Agricultural uses, such as vineyards, dry grazing, and equestrian
facilities are noticeable throughout the region.

State Highway 154 is a designated State Scenic Highway. The County has adopted various
measures to protect the scenic views around Highway 154 from detrimental land uses, including
the adoption of a Design Control overlay. However, these policies apply only to permanent
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development and not temporary uses of land. The County Comprehensive Plan Land Use Element
and the Santa Ynez Valley Community plan provide policies for the protection of visual resources
which are applied to permanent development. The exception to this is the outdoor lighting
regulations of the Santa Ynez community plan, which can be applied to both permanent
development and temporary uses of land. These regulations require the use of fully shielded
lighting that reduces light pollution, glare, and light trespass caused by inappropriate or
misaligned light fixtures. The County Land Use Development Code (LUDC) also applies a 35 ft.
height limit for all structures within the Agricultural | (AG-1-40) zone.

The project site abuts Highway 154 on the west and located approximately 1,670 feet south of
Highway 154 and Robar Avenue junction. The subject is slightly below the existing grade of
Highway 154 and is the highway is visually separated by a line of 35 mature pine trees that range
from 60 to 85 feet in height. Gatherings will take place in one of two reception areas located at
the center of the property, directly north of main residence. The reception areas will be located
at a minimum of approximately 650 feet from the northern property line, 350 feet from the
southern property line, 200 feet from the eastern property line, and 300 feet west of the western
property line and Highway 154. The nearest single-family dwelling, excluding the one that is
onsite, is located approximately 350 feet northwest of the reception areas. Each event is
expected to utilize a temporary event tent, portable restrooms, portable catering amenities, a
rental dance floor, rental dining tables & seating, temporary lighting and restrooms, and
temporary sound equipment. The event tents used will be approximately 20 feet tall. The space
designated for event use is in the interior of the subject lot, buffered partially from neighboring
properties and public views by existing structures and mature trees.

County Environmental Thresholds:

The County’s Visual Aesthetics Impact Guidelines classify coastal and mountainous areas, the
urban fringe, and travel corridors as “especially important” visual resources. A project may have
the potential to create a significantly adverse aesthetic impact if (among other potential effects)
it would impact important visual resources, obstruct public views, remove significant amounts of
vegetation, substantially alter the natural character of the landscape, or involve extensive grading
visible from public areas. The guidelines address public, not private views.

Impact Discussion:

a-b, d.Views and Visual Character

The project proposes 2 gatherings per month, not to exceed 12 gatherings annually, on the
subject property. The two designated reception areas are clustered at the center of the property
approximately 300 feet west of Highway 154, a State Scenic Highway, and the nearest public
viewing area. The view from Highway 154 is highly obstructed by the change in grade, existing
structures, landscaping on the property, and trees lining the western property line. Furthermore,
all facilities for these gatherings will be temporary and removed within 48 hours of the end of
each gathering. All facilities will also be required to comply with the 35 ft. height limit for AG-I
zone established by the LUDC. Since the gatherings and associated facilities will be temporary
and visibility is limited by the existing conditions, then this impact is less than significant.
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c. Glare and Night Lighting

Currently, night lighting within the subject parcel is mostly related to the existing single-family
dwelling, including exterior lighting near entries, limited security lighting, and interior
illumination. No street lights are found in the vicinity of the project, and lighting from residences
in the surrounding community are part of the nighttime view.

The project will include temporary exterior lighting to provide light in designated areas for
parking and events. Pursuant to Santa Ynez Valley Community Plan requirements, outside
illumination that is not fully shielded is prohibited between 9 PM and sunrise. Lighting serving
events that continue from 9 PM to 10 PM must be fully shielded and down-lit to reduce light
spillover; alternatively, the host of a single event may apply for a temporary exemption in
accordance with the Outdoor Lighting Regulations for the Santa Ynez Valley Community Plan
Area.

Adherence to Santa Ynez Valley Community Plan policies and the Outdoor Lighting Regulations
for the Santa Ynez Valley Community Plan Area will effectively mitigate any impacts associated
with increased lighting from the proposed event use, including avoidance of excessive lighting
and glare.

Cumulative Impacts:

Implementation of the project is not anticipated to result in any substantial change in the
aesthetic character of the area since no structural development is proposed, and event lighting
will be subject to the Santa Ynez Valley Community Plan requirements to limit impacts to
surrounding areas. Thus, the project will not cause a cumulatively considerable effect on
aesthetics.

Mitigation and Residual Impact: With the implementation of existing policy, impacts will be less
than significant. Therefore, no mitigation is necessary and residual impacts will be less than
significant.

4.2 AGRICULTURAL RESOURCES

Less than Reviewed
. . Signif. Less Than Under
Will the proposal result in: Poten. with Signif. No Previous
Signif. Mitigation Impact Document
a. Convert prime agricultural land to nonagricultural X
use, impair agricultural land productivity (whether
prime or non-prime) or conflict with agricultural
preserve programs?
b. An effect upon any unique or other farmland of X
State or Local Importance?
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Setting: Agricultural lands play a critical economic and environmental role in Santa Barbara County.
Agriculture continues to be Santa Barbara County’s major producing industry with a gross production
value of over $1.4 billion (Santa Barbara County Agricultural Production Report, 2015). In addition
to the creation of food, jobs, and economic value, farmland provides valuable open space and
maintains the County’s rural character.

The existing 24.71-acre parcel is developed with residential and agricultural structures including
a single family dwelling, agricultural employee dwellings, and barns. The property adjoins
agricultural parcels ranging from approximately 1 to 95 acres; these neighboring properties are used
to support single-family residences with small-scale pasture land, small-scale row crop cultivation,
equestrian facilities and wineries. The wide range in parcel sizes occurs because the site is located
at the interface of multiple agricultural zones with varying minimum lot sizes (e.g. AG-I-15, AG-1-10,
AG-I-20, AG-I-40). Approximately 87 percent of soils on the subject parcel are Class Il prime soils
according to imagery from the California Soil Resource Center at UC Davis. The remainder of the
parcel is characterized by soils that are Class lll and Class VI. Class lll soils may be used for cultivated
crops or pasture, and Class VI soils will be limited to mainly pasture and grazing.

The County’s Agricultural Resources Guidelines (approved by the Board of Supervisors, August 1993)
provide a methodology for evaluating agricultural resources. These guidelines utilize a weighted
point system to serve as a preliminary screening tool for determining significance. The tool assists
planners in identifying whether a previously viable agricultural parcel could potentially be
subdivided into parcels that are not considered viable after division. A project that would result in
the loss or impairment of agricultural resources would create a potentially significant impact. The
Point System is intended to measure the productive ability of an existing parcel as compared to
proposed parcels. The tool compares availability of resources and prevalent uses that benefit
agricultural potential but does not quantifiably measure a parcel’s actual agricultural production.

Initial Studies are to use this Point System in conjunction with any additional information regarding
agricultural resources. The Initial Study assigns values to nine particular characteristics of agricultural
productivity of a site. These factors include parcel size, soil classification, water availability,
agricultural suitability, existing and historic land use, comprehensive plan designation, adjacent land
uses, agricultural preserve potential, and combined farming operations. If the tabulated points total
60 or more, that parcel is considered viable for the purposes of analysis. The project would be
considered to have a potentially significant impact if the division of land of a viable parcel would
result in parcels that did not either score over 60 in themselves or resulted in a score with a
significantly lower score than the existing parcel. Any loss or impairment of agricultural resources
identified using the Point System could constitute a potentially significant impact and warrants
additional site specific analysis.

Impact Discussion:

Because the existing parcel does not reach the required threshold value of 60 or more points, it is
not considered viable for an independently productive agricultural operation onsite. The project
site is confined to a portion of the subject parcel that is already landscaped. The proposed project
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does not contain any structural development and will not impact the existing equestrian uses
onsite. While a portion of the proposed project site is classified as prime farmland, the acreage
of the area does not render the site an important agricultural resource. Additionally, this acreage
will not be structurally developed, thus no conversion of prime agricultural land will occur. The
site will not impact any neighboring residentially developed parcels with small-scale agricultural
development. According to the points analysis, the project will not result in the loss or impairment

of viable agricultural land.

e Surrounded by ag. Operations w/ adequate support uses
e Surrounded by ag. Operations w/o adequate support uses

9-10
7-8

Agricultural Suitability and Productivity Current
Parcel size 8
e Lessthan5 acres 0-3

e 5-10acres 4-6

e 10-40 acres 7-8

Soil classification 13
e C(lass| 14-15

e C(lassll 11-13

e Class VI 1-5

Water availability 11
e Adequate supply 12-14

e May be marginal 8-11

Agricultural Suitability (crops) 5
e Highly suitable for irrig. crops 8-10

e Highly suitable for irrig. ornamentals, pasture, dry farming 6-8

e Mod. suitable for irrig. crops  4-5

e Low suitability for any crops 1-3

Existing and Historic Land Use 5
e Active ag. Production 5

e Maintained range 5

e Unmaintained, productive w/in last 10 years 3-5

e Vacant 1-3

Comprehensive Plan Designation 4
o Al 5

o A 4

Adjacent Land Uses 9
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Agricultural Suitability and Productivity Current
Agricultural Preserve Potential 0
e Can qualify for prime agricultural preserve by itself, or is in a preserve 5-7
e Can qualify for non-prime agricultural preserve by itself 2-4
e Can qualify for prime agricultural preserve with adjacent parcels 3-4
e Can qualify for non-prime agricultural preserve with adjacent parcels 1-3
e Cannot qualify 0
Combined Farming Operations 0
e Provides a significant component of a combined farming operation 5
e Provides an important component of a combined farming operation 3
e Provides a small component of a combined farming operation 3
e No combined operation 0
TOTAL 55

Cumulative Impacts:

The County’s Environmental Thresholds were developed, in part, to define the point at which a
project’s contribution to a regionally significant issue constitutes a significant effect at the project
level. In this instance, the project has been found not to exceed the threshold of significance for
agricultural resources. Therefore, the project’s contribution to the regionally significant loss of
agricultural resources is not considerable, and its cumulative effect on regional agriculture is less

than significant.

Mitigation and Residual Impact: Impacts are less than significant. No mitigations are necessary.

4.3a AIR QUALITY

Less than Reviewed
. ., Signif. Less Than Under
Will the proposal result in: Poten. with Signif. No Previous
Signif. Mitigation Impact Document
a. The violation of any ambient air quality X
standard, a substantial contribution to an
existing or projected air quality violation, or
exposure of sensitive receptors to substantial
pollutant concentrations (emissions from
direct, indirect, mobile and stationary
sources)?
b. The creation of objectionable smoke, ash or X
odors?
c. Extensive dust generation? X
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County Environmental Threshold:

Chapter 5 of the Santa Barbara County Environmental Thresholds and Guidelines Manual (as
revised in July 2015) addresses the subject of air quality. The thresholds provide that a proposed
project will not have a significant impact on air quality if operation of the project will:

o emit (from all project sources, mobile and stationary) less than the daily trigger for
offsets for any pollutant (currently 55 pounds per day for NOx and ROC, and 80
pounds per day for PM1o);

e emit less than 25 pounds per day of oxides of nitrogen (NOx) or reactive organic
compounds (ROC) from motor vehicle trips only;

e not cause or contribute to a violation of any California or National Ambient Air Quality
Standard (except ozone);

e not exceed the APCD health risk public notification thresholds adopted by the APCD
Board; and

e be consistent with the adopted federal and state Air Quality Plans.

No thresholds have been established for short-term impacts associated with construction
activities. However, the County’s Grading Ordinance requires standard dust control conditions
for all projects involving grading activities. Long-term/operational emissions thresholds have
been established to address mobile emissions (i.e., motor vehicle emissions) and stationary
source emissions (i.e., stationary boilers, engines, and chemical or industrial processing
operations that release pollutants).

Impact Discussion:

a-c. Potential Air Quality Impacts

The project will not result in significant new vehicle emissions (i.e., new vehicular trips to or from
the site will be fewer than 100). It will not involve new stationary sources (i.e., equipment,
machinery, hazardous materials storage, industrial or chemical processing, etc.) that would
increase the amount of pollutants released into the atmosphere. Additionally, the project will
not generate additional smoke, ash, odors, or long-term dust after construction.

Short-Term Construction Impacts. No structural development or related construction is proposed
for this project.

Long-Term Operation Emissions. Long-term emissions are typically estimated using the
CalEEMod computer model program. However, as discussed above and in Section 4.3b of this
document (incorporated herein by reference), the proposed project does not include structural
development, utilizes a shuttle service to transport guests, and only includes 12 events annually
on a temporary basis. The proposed project will include fewer annual trips than a new single-
family dwelling. The project is below threshold levels for significant air quality impacts, pursuant
to the screening table maintained by the Santa Barbara County APCD. Therefore, the proposed
project will not have a potentially significant long-term impact on air quality. The use of shuttles
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to transport guests and the requirement for offsite parking for the 12 annual events will limit the
number of trips and the amount of dust generated to a less than significant level.

Cumulative Impacts:

The County’s Environmental Thresholds were developed, in part, to define the point at which a
project’s contribution to a regionally significant impact constitutes a significant effect at the
project level. In this instance, the project has been found not to exceed the significance criteria
for air quality. Therefore, the project’s contribution to regionally significant air pollutant
emissions is not cumulatively considerable, and its cumulative effect is less than significant (Class
).

Mitigation and Residual Impact: Impacts are less than significant. No mitigations are necessary.

4.3b AIR QUALITY - GREENHOUSE GAS EMISSIONS

Greenhouse Gas Emissions - Will the project: Less than Reviewed
Signif. Less Than Under
Poten. with Signif. No Previous
Signif. Mitigation Impact Document
a. Generate greenhouse gas emissions, either X

directly or indirectly, that may have a
significant impact on the environment?

b. Conflict with an applicable plan, policy or X
regulation adopted for the purpose of
reducing the emissions of greenhouse gases?

Existing Setting: Greenhouse gases include carbon dioxide (CO;), methane (CHa), nitrous oxide
(N20), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), sulphur hexafluoride (SFs), and
nitrogen trifluoride (NF3). These gases create a blanket around the earth that allows light to pass
through but traps heat at the surface, preventing its escape into space. While this is a naturally
occurring process known as “the greenhouse effect,” human activities have accelerated the
generation of GHG emissions above pre-industrial levels (U.S. Global Change Research Program
2018). The global mean surface temperature increased by approximately 1.8°F (1°C) in the past
80 years, and is likely to reach a 2.7°F (1.5°C) increase between 2030 and 2050 at current global
emission rates (IPCC 2018).

The largest source of greenhouse gas emissions from human activities in the United States is from
fossil fuel combustion for electricity, heat, and transportation. Specifically, the Inventory of U.S.
Greenhouse Gasses and Sinks: 1990-2017 (U.S. Environmental Protection Agency, 2017) states
that the primary sources of greenhouse gas emissions from fossil fuel combustion in 2017
included electricity production (35%), transportation (36.5%), industry (27%), and commercial
and residential end users (17-19% respectively). Regarding non-stationary sources of GHG
emissions within Santa Barbara County specifically, the transportation sector produces 38% of
the total emissions, followed by the building energy (28%), agriculture (14%), off-road equipment
(11%), and solid waste (9%) sectors (County of Santa Barbara Long Range Planning Division 2018).



